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NHBecTHIMOHHBIC HHCTPYMEHTHI HA PbIHKE HEJABHKUMOCTH
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AHHOTaumMs. VHBeCTUIIMM B HEABMKUMOCTh B (PUHAHCOBOM MEHEIKMEHTE
paccMaTpHUBaIOTCs Kak 0c00ast popMa BIIOKEHHS CPEJICTB, HAXOIAIIAsACS HA TIEPECeUCHUN
SKOHOMMYECKUX, (PUHAHCOBBIX U COLMAIBHBIX HHTEPEcOB. OTEYECTBEHHBIM PBHIHOK
HEJIBMDKUMOCTH HaXOJUTCS B CTaauu (POPMHUPOBAHUS, a 3HAYMUT IIEHOBBIC MEPErvObI
HaIOJIHEHBl HEMOJIIAIoNEeMycsi MporHo3y anbda-daktopy. B cratbe mnpencraBiieHbI
AQHAJIMTUYECKUE BBIKIAJKH, JIEMOHCTPUPYIOUIME PHUCKOBYIO M JOXOJHYIO Harpysky
WHBECTULIUN B HEABUKUMOCTb.

KiroueBble ciioBa: I/IHBGCTI/IHI/II/I, HCABHMXXHMMOCTD, Q)HHaHCOBBII?'I PBIHOK

Investment in the real estate market

Abstract. Real estate investing in financial management is located at the intersection
of economic, financial, and social interests. Russian real estate market is in the formative
stage, which means that the price excesses are filled with the unresponsive Alpha factor.
The article presents analytical calculations that demonstrate the risk and return of the real
estate investing.

Keywords: Investment, real estate, financial market

AHanUTUYECKUE IIEHTPhl, H3YyYalollhe YpPOBEHb (UHAHCOBOM TI'PaAMOTHOCTH,
OTMEYAIOT, YTO HEABMKUMOCTH OCTA€TCS OJHUM M3 Haubojee MNPUBIEKATEIbHbIX
OOBEKTOB JJisi BJIOXKEHHUS CpPEACTB. 37eCh CIEAyeT CcHaelaTh OrOBOPKY, TakK Kak
MOMYJISIPHOCTb HEJIBUKUMOCTH JIETKO 0OBSICHSIETCSI HECKOJIbKUMU (pakTopamu. [lepBbiit n3

HUX — 9TO OCOOBIN CTaTyC HEIBWKMMOCTH KakK JJIS MPOCTHIX OOBbIBaTeNei (CpemHero
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KJ1acca), pacrojararimx BpeMEeHHO CBOOOJHBIMU JIEHEKHBIMHU CPEACTBAMU, TaK U JJIs
HauOoJee GUHAHCOBO 0OeCredeHHOM yacTu obmiecTBa. B 3ToM ciiyyae npoyepTuTh rpaHb
MEK]ly IPEBpAIEHUEM JICHET B KaluTall, IPUHOCSIIUM J0XO0/, IOCPEICTBOM BIIOKEHU B
HEJABMKUMOCTh W OTJIOKEHHBIM TOTpeOsieHrueM (B IeNIX HaclIeJICTBA, CO3JaHus
«MOAYIIKK 0€30IaCHOCTH») MPEACTABISAECTCS CIOXKHOW 3ajmadedl. HeaBmxuMocTb
BBICTYIAET 9acTo (yHKIHEH 00pa30BaHMsI COKPOBUIII, B 3TOM CJIy4ae OTHOCHUTH BIIOKCHHUS
B HEE K MHBECTUIUSAM KOHUEINTYaIbHO HE BEPHO.

Jlpyrum  (GakTOpoM TOMYyJSPHOCTH HEABMKMMOCTH B KadeCTBE OOBEKTa
WHBECTUPOBAHUS BBICTYNA€T BCE €IIE€ HEIOCTATOYHBI YPOBEHb BOBIIEUEHHOCTH
IIUPOKOTO Kpyra MHBECTOPOB Ha PHIHOK (PMHAHCOBBIX ycayT. Eciu conocTaBisth 00bEMbI
(hMHAHCOBBIX PECYPCOB, CKOHIICHTPUPOBAHHBIX HAa PA3TUYHBIX CErMEHTax (PMHAHCOBOTO
pBIHKA, TO JIMJUPYIOIIME TO3UIUMU OyIyT 3aHUMaTh BIOXKEHUS B OaHKOBCKHE
MHCTpyMeHThl. Tak, mo naHHbIM banka Poccum, Ha nepBoe ceHTs0ps 2018r. oObem
MIPUBJICYCHHBIX KPEIUTHBIMUA OPTaHU3AMSIMU BKIIAI0B (PU3NUECKUX U IOPUIUUECKUX JIUIT
coctaBui 41,5 TpiH pyOiei, uro cocTaisier nopsiaka 45% BBII. [Tokazarenu ¢hoHI0BOTO
pBIHKA KyJa Oosiee CKpOMHBIEC: MO JaHHBIM MOCKOBCKOMl OUpXH OOBEMBI TOPrOB C
MIPOU3BOHBIMU UHCTPYMEHTAMH, COCTABIIAIONIMMH OOJIBIIYI0 YacTh (POHIOBOTO PHIHKA,
HE MpeBbIIAT 12 TpiH pyosieit, To ecth coctarisitoT 13% BBII.

OTHOCUTENILHO HEBBLICOKMM ypOBEHb BOBJICUEHHOCTH B HWHBECTUIMM Ha
(bMHAHCOBBIX PBIHKAX OTPHIIATENILHO CKa3bIBACTCS HA BCEM SKOHOMHUKE: HEIOCTATOK
JUKBUJHOCTA TPUBOAUT K 3aMEJICHUIO JBM)KCHUS KalUTaJIOB BHYTPU CETMEHTOB,
TEPPUTOPHIL, CEKTOPOB 3KOHOMHUKH. Kak HHM mMapagokcallbHO, HO MJi1 COBPEMEHHBIX
(MHaHCOB MOKYTIKA J0JIU B KOPIIOPAIIMH [IEHHEE, YeM TOIOJIHEHHUE €€ BhIpYUKH. J[pyrumu
CJIOBAMH, CTpOUTEIbHass ¢upma ¢ OoJbllIed OXOTOW pPAa3MECTUT JIONOJHUTEIbHBIC
JI0JITOBBIC 0053aTENBCTBA, IPUBJICUYET K ce0€ BHUMAHKE U MPOJACT JIOPOKE COOCTBEHHBIC
aKlMM, 4eM pacnpojacT oduchkl B OTACIBHOM OH3HEC-LIEHTpE. DTO OOLIEeMUpOBas
TEHJICHIIUS, TOCKOJIbKY B COBPEMEHHOM (PTHAHCOBOM MEHEPKMEHTE MPUOBLIL OTXOIUT Ha

BTOPOM IUIaH, YCTyIask KAIIUTAIU3ALNH.
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Takum 06p8,30M, MOKHO OYEPTUTH KPYI' OCHOBHBIX HHCTPYMCHTOB, IO3BOJIAIOIINX
BKJIAAbIBATh JACHCKHBIC CpPCACTBA B HCIABHUKUMOCTD. HepBLIM, K KOTOpOMYy CICAYCT
O6paTI/ITBC$I, II0 HameMy MHCHHUIO, BBICTYIIACT IIOKYIIKA HCIABWXXHMMOCTH C MCJIBIO
HOCJICI[YIOHIGI\/II MCPCIIPOaaKu. B Ta6J'II/IHC 1 IMpCaACTABJICHBI IICHBI HA IIOKYIIKY OCHOBHBIX
00BEKTOB HCIABUKUMOCTH, YCPCAHCHHBIC 11O BCeEH 9KOHOMHUKE, PACKPBLITBIC B

AHATUTHYECKUX OTYETAX PUIITEPCKUX areHTCTB [1].

OOBEKT ITpupoct, %
HEABIKUMOCTH 2015 | 2016 2017 2018 2016/2015 | 2017/2016| 2018/2017

KBapTtupsl, KB.M. 60,4 57,3 60,9 62,0 5,1 6,3 19
E}:‘g’“qm’m PRIHOK, | 636 | 581 | 609 | 61,3 8,6 438 0,8
HoBoctpoiiku, KB.M. 54,1 55,8 61,7 65,2 3,1 10,7 5,6
JTloMa, 33 06BeKT 72520 8012,9 | 82972 | 7813,8 10,5 3,5 58
3emst, 100 KB.M. 186,5 | 207,7 | 239.3 | 2180 11,3 15,2 8,9
Odpucrrre 721 | 784 | 705 | 734 8.7 10,0 41
IIOMCIICHUA, KB.M.

E;)I;; OBBIC MIOWAM, | o9 4 | g9g | 867 | 1415 9,2 131 63,2

Tabnuma 1. JlunaMuka CTOMMOCTH OOBEKTOB HEJIBUKHUMOCTH, ThIC. PYO.

Kak BuaHO U3 TabIUIIBI, TOCIEIHUE YEThIPE TOJ]a HA OCHOBHBIX CETMEHTAaX PhIHKA
HEJIBIDKMMOCTH Ha0JII01a]I0Ch pa3HOHAIIPABICHHOE JIBMXKEHUE 11eH. KBajpaTHbI METp Ha
pbiHke kBaptup B 2016r. croun Ha 5% Huxke, yem B 2015r. 3a cyeT CHMKEHHS 1IEH HA
BTOPHUYHOM pBIHKE. OJTO MOXET OBITh CBSI3aHO CO CHIDKEHHEM CIIpoca 3a CYET
pacrpocTpaHeHus B S)KOHOMHUKE KPU3UCHBIX SIBIICHUM TOCIE AeBajbBaluu pyosst B 2014-
2015rr. [lena kBagpaTHOTO METPa B HOBOCTPOMKAX HE CHUXKAJIACh, UTO JIETKO OOBICHSIETCS
YCTOWYUBBIM CIIPOCOM CO CTOPOHBI MOTpeOuTENeH (MHBECTOPOB), OTHOCAIIUXCS K KJIACCy
C I0XOJIaMU BBIIIE€ CPEIHETO. AHAIU3UPOBATH PHIHOK >KWJIBIX YaCTHBIX JOMOB CIIOXKHEH,
MMOCKOJIbKY T depeHnnanus 00beKTOB €IIe CYIeCTBEHHEH, HO B IIEJIOM, KaK M Ha PhIHKE
3eMJIM, TPOUCXOJUT YEepelOBaHUE TEPUOJOB pOCTa M CHIDKEHUs IieH. HaumOoiee
BOJIATUJILHBIM CETMEHTOM pPBIHKA BBICTYIAET KOMMEpYECKash HEABUKUMOCTb, KOTOpas
COJICP)KUT JIOMOJTHUTEIbHBIE PUCKU, CBSI3AHHBIC C JICJIOBOW aKTUBHOCTBIO B PETHUOHE,
pa3BuTHEM Ou3HeC mpolieccoB U T.1. B 2018r. ananuTukamMu NporHo3upoBaics MyCTh U HE
CYIIIECTBEHHBIA, HO POCT YKOHOMHKH, 3TUM MOXHO OOBSICHHUTH POCT II€H Ha TOPTOBHIC

IoIaau 0oJiee YeM B MOJITOpa pasa.
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BaykHO OTMETHUTB, UTO B LIEJIOM 3a MCCIEAYEMBIN MEPUOJ HAOII01aICs POCT 1IEH 3a
KBaJIpaTHbIII METp IO BCEM, KpPOME pbIHKA BTOPUYHOTO JKWJIbSl, HAIpaBJICHUAM
WHBECTUpOBaHus. JIaepoM SIBISIOTCA TOPrOBBIE IUIOMIAAN, 00ECIEUUBIINE MTPUPOCT HA
55%, nanee pacrosaratoTcsi KBapTUPbl B HOBBIX JOMax, LIEHBI HA KOTOPbIE BBIPOCIH 3a
yetbipe rona Ha 20%, 3atem cienyet 3emist — 16%. OducHbie MTOMEIICHUSI U YaCTHBIC
JIOMa pOCJIM B LieHe MeHee ueM Ha 8§%. BTOpUYHBINA PBIHOK XWJIBIX KBAPTHUP MOKa3aj
CHIDKEHUE 1IeH 3a 1 kBaapaTHbIi MeTp Ha 3,5%.

Ecniu  3aduxcupoBaTh OuWHAMUKYy mpupocTa  Oa3sMCHBIM  METOAOM, TO
MHBECTUPOBAHHBIA B HEABM)KMMOCTbh KalHUTaJ 3a MPOLICAIINE JIECATh JIET yBEIUYWICA

creayronmmM odopasoM — prcyHok 1 [1].
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KBapTupsl, kKB.M. BTOpUUHBIN PBIHOK, KB.M. Hosoctpoiiku, KB.M. Jloma, 32 00BEKT

Puc. 1. JlunamMuka npupocTa CTOMMOCTH OOBEKTOB JKUJIOW HEABMKMMOCTH 0a3MCHBIM METOI0M

MHBecTULIMM B MOKYTIKY KBapTUP B LIEJISIX MOCTAEAYIOIEH epenpoaku, Kak BUIHO
Ha Tpaduke, HA JUIMTEIBHYIO TEPCHEKTUBY MPUHOCAT HAUOOJBIIYIO JOXOIHOCTh B
CErMEeHTE BTOpUYHOTO phIHKA. [IprobOpeTas 06bekT HeaBmKUMOCTH B 2009T., uepes necsartb
net ero 1eHa BeipacteT Ha 40% B cpenneM no Poccuu. Ecim nHBECTHPOBATH CPEACTBA B
OaHKOBCKHI JEMO3UT Ha aHAJOTHYHBIA CpoK To crTaBke 6% (cpemusis crtaBka 30

KpymnHeimux 6ankoB B 2018r.), To KanmuTal yBeJIHUUTCs OoJiee YeM B mmoJiTopa pasa [2].
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[Ipy 3TOM HENb3s HE YYHUTHIBATH, YTO MCCIEAYEMBbId IIEPUOJ OXBATHIBACT JBa
(MHAHCOBO-?PKOHOMUYECKUX KpHU3HCA, BO3ACHCTBOBABIINX HAa PBIHOK HEIBHKUMOCTH C
HEKOTOPOM BPEMEHHOM 3aJepKKOW. KpH3uCHBIE SBIEHUS II03)KE€ IEPEKUHYJINCHh Ha
HE/IBW)KUMOCTb, a BBIXOJl M3 PELECCUU 3aHAN OoJbplle BpeMeHU. TakuM o0pasoM,
MHBECTUPOBAHNE B JKWIYI0O HEJIBMWKMMOCTb Ha JUJIMTEIBHBIA CPOK OKAa3bIBACTCS MEHEE
JOXOJTHBIM YeM OEe3pUCKOBBIC BIOXKEHHUS B JKOHOMHKE. 3aciIyXMBAlOT BHUMaHHUS U
MHBECTULIUNA C JUIMHHBIM BPEMEHHBIM I'OPU30HTOM B KOMMEPUYECKYHO HEABMKMMOCTH —

pucyHok 2 [1].
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Puc. 2. Z[I/IHaMI/IKa npupocTta CTOUMMOCTHU 00BEKTOB KOMMGp‘ICCKOfI HCABMXKMUMOCTH U 3CMIJIN 0a3MCHBIM

METOI0OM

Kak u B uemHoll IuHaAMUKe, KOMMeEpYECKas HEIBUKUMOCTh JIEMOHCTPUPYET
OOJIBIIIYIO BOJATHUIILHOCTH IO OTHOIICHHUIO K JKMJIONW. MIHBeCTHpOBaB cpe/icTBa B MOKYIKY
ToproBeix miomaneit B nepuoa ¢ 2009 nmo 2018rr., kanutan yBenuuurcs Ha 80%, 4TO
CYIIIECTBEHHO TMPEBBINIAECT CTABKU MO OE3PUCKOBBIM BIIOKEHHSIM B OAHKOBCKHUE JCTIO3UTHI
Y TOCYJapCTBEHHBIC 1IEHHbIE OyMaru. Takum oOpa3om, MOJABOIS MTPOMEKYTOUHBIN UTOT,
MOXXHO 3aKJIFOYUTh, YTO B II€JIOM JOJITOCPOYHBIC HWHBECTHIMU B HEJIBUKUMOCTH

OIIpaBABIBAIOT ce0s1 MCKIIOYUTENLHO B KOMMCPYCCKOM CCTMCHTC. bes y4ucTa apCHAHBIX
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IUIATEXKEN, BIIOKEHHSI B TOPrOBbIE TJIOMIAM CIIOCOOHBI 0OecrieunBaTh MPUPOCT KarTaia
Ha JOJIYH0 MNEPCHEKTHBY. 3IECh XK€ CIEAyeT OTMETUTh, YTO, BIIOKUB CPEACTBAa Ha
KOPOTKHM nepuoj (10 2-3 JieT), MOKHO JOCTHUYb BBICOKOU JTOXOJTHOCTH MPAKTUYECKU TI0
BCEM CErMEHTaM pbIHKa HEABMKUMOCTU. OrpaHvudTeNieM B JaHHOM cliydae Oyjer
BBICTYNaTh OTHOCUTEIBHO HU3KAasl IUKBUJIHOCTh U BBEICHHBIN HAJIOT HA JOXOJIbI JJIS JIULI,
MOKYMNAKIIMX HEJBUKUMOCTh Ha KOPOTKYIO MEPCIIEKTUBY B LEIAX NEPEMPOAAKHU.

B ycnoBusx cuibHOM auddepeHnnanud pa3BUTUS POCCUMCKUX TOpPOJOB U
TEPPUTOPHUIL, HETB3SI HE BBIICIUTH HAaN00Jiee MPUBIICKATEIbHbBIE B MTHBECTUIITMOHHBIX IIEJISX

HaceJIeHHbIe MyHKTHI (Ta0muma 2) [1].

2015 | 2016 | 2017 | 2018 Hpupoct. s
HaceneHHBIH MyHKT 2016/2015 | 2017/2016 | 2018/2017
MockBa 251,6 | 2225 |217,5 | 209,1 -11,5 2,3 -3,9
Canxr-Tlerep6ypr |109,5 | 102,9 |100,0 | 109,9 -6,1 -2.8 9,9
Anymita 98,7 |133,6 |112,1 | 108,9 35,3 -16,1 2.8
Inra 142,1 | 126,0 |113,2 | 108,2 -11,3 -10,1 -4,5
Coun 676 | 815 | 96,9 95,0 20,5 18,9 -2,0
CeBacTomonb 117,1 | 85,7 | 80,2 | 79,0 -26,8 -6,5 -1,4
[eneHmKIK 655 | 67,2 | 725 76,9 2,6 79 6,1
XabapoBcK 86,9 | 69,7 | 72,2 76,8 -19,8 3,6 6,3
Cumdeponons 89,3 | 78,9 | 68,5 70,7 -11,6 -13,3 3,3
EkarepunOypr 76,3 | 70,2 | 68,3 69,8 -8,0 -2,7 2,1

Tabnuma 2. 'opona — muaeps 1O IIeHaM Ha HEIBIYKUMOCTb, ThIC. py0./mM?

['opona B Tabmuiie CrpynmupoBaHbl MO IIEHAM Ha KBAJAPATHBIA METp OOBEKTOB
HeBrkuMOCcTH B 20181, OOparmraer Ha ceOsi BHUMaHUE pa3pbiB B IIEHAX JaXXe BHYTPU
MATU HauOoJiee JOPOTUX HACENIEHHBIX MyHKTOB. JInepcTBO MOCKBBI JIETKO OOBSICHUMO: B
CTOJIMIIE HAa MPOTSHKEHUM MOCIEAHUX TPEX ACCATUIICTHN (a 10 ITOr0O U B COBETCKUU
MepHoJl) M MO HACTOAIMNA MOMEHT IMPOJIOJIKAIOT KOHIICHTPUPOBATHCS (DMHAHCOBHIE,
YeJIOBEYECKHE, TOBapHbIC, AaIMUHUCTPATUBHBIE W TMPOYUE pecypchl. B  pelTuHr
HACEJICHHBIX MYHKTOB HE BOIUIM ropoja [loaMOCKOBBS, KOTOpBIE YXe IUTEIbHBIN
MepUOJ] BBIOJIHSIOT POJiIb CHYTHUKOB, a LIEHBl HA HEABUKUMOCTh HaXOASTCA HA YPOBHE
caMoi ctonuilel. He BBI3bIBaIO COMHEHUN NOMajaHue B PEUTHUHT HACEJICHHBIX MYHKTOB,
MPEAICTABISIONINX UYEPHOMOPCKOE TMoOepexkbe. JloporoBusHa W WHBECTHIIMOHHAS

MPUBJIEKATETLHOCTh MPUOPEKHBIX TOPOJOB JIOKHA OBITh PACCMOTPEHA JIBOSIKO:
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HeOOJbIINE B MacITadax CTpaHbl TEPPUTOPUHU, UMEIOIINE MATKUMA KITMMAT U TEIJIOE MOPE,
0e3yclIOBHO OyAyT BBI3bIBATH MHTEPEC Y BCEX Ipynin MHBECTOPOB. C Apyroil CTOPOHBI,
CHEKYJSITUBHBIA  COPOC HA  HEABWKUMOCTb, BKJIOYAIOIIMKA W  HEPHIHOYHBIC
(MEXBEJOMCTBEHHBIE U MEXKJIAHOBBIE) CIOCOOBI CMEHBI COOCTBEHHOCTH, HEraTHUBHO
CKa3bIBAETCS HA JIOCTYIl MECTHBIX JIOMOXO3SMCTB W MPEAIPUHUMATENBCKUX CTPYKTYpP K
00BEKTaM HEJIBHXUMOCTU. LleHbl Ype3MEpPHO BBICOKM, a BOJATWIBHOCTh B Pa3bl

MPEBBIIIAET CPETHEPOCCUICKUNA YPOBEHbD.
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